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Town of Needham
Housing and Zoning Analysis

Executive Summary

The Town of Needham, like many communities in the Metro West area of Boston, has been
experiencing a number of notable challenges with respect to housing. For example, as an older suburb
of Boston, Needham is mostly built-out and increasing the housing supply has largely involved
demolition and replacement activity or the development of properties in the fringes of the community,
including nonresidential property. This is likely to continue in the future in concert with the
redevelopment of underutilized properties in areas where some greater density is appropriate.

On the other hand, there have been increasing pressures fueling greater housing demand. Needham
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This report reviews these and other efforts that have been made to address housing needs and further
examines challenges to continue to advance local community housing goals.
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1 Chapter 774 of the Acts of 1969 established the Massachusetts Comprehensive Permit Law (Massachusetts
General Laws Chapter 40B) to facilitate the development of affordable housing for low- and moderate-income
households
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and veterans. The Authority also maintains two staffed apartments that serve eight individuals
with special needs.

3 Chapter 40B guidelines allow all units in a 40B rental development to be counted as part of the SHI.
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capital improvements, including expanding the number of units, causing rent levels to climb
above what some long-term tenants could afford. The affordable unit is not eligible for
inclusion on the SHI, however, because it is reserved for existing qualifying tenants.

A detailed report on these SHI units is included as Appendix 1.

The Town has also focused on ensuring that SHI units are preserved as affordable and remain part of the
SHI for as long a period of time as possible. To this end, the Town created a Community Housing
Specialist position, that, in addition to other job responsibilities, conducts annual monitoring of a
number of affordable housing units, including some older 40B ownership units and more recent units
that were required to be affordable through zoning. The Specialist is also in contact with the monitoring
agents for other affordable units to ensure continued compliance with all affordability requirements.

While not counted as part of the Town
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Il. Planning and Regulatory Accomplishments
The Town has enacted the following zoning provisions over the years to better promote housing
diversity and affordability:
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4 The cash payment would be equal to the most current Total Development Costs for the MA Department of
Housing and Community Development
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trusts to own and manage real estate. The law further requires that local housing trusts be
governed by at least a five-member board of trustees, appointed by the Select Board. In the
case of Needham, members of the Housing Trust include the Select Board, the Town Manager,
and an appointed at-large member.

Since the Housing Trust

6 Section 3.15 of the Needham Zoning By-law.
7 Ibid.
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suburb of Boston with good highway and commuter rail access as well as recognized schools have
boosted the demand for housing and thus driven up prices.

Particularly challenging are the following housing production constraints:
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Needham approved the Community Preservation Act (CPA) in November 2004, which has been a
very important resource for supporting affordable housing efforts. Over the years the Town has
committed about $1.6 million of its CPA funds on housing initiatives including:
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Needham
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8 1t is likely that building permits will not be issued within one year of the project
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Table 2 summarizes those units that are included in the Subsidized Housing Inventory (SHI) and thus meet all
state requirements of affordability.

Table 2: Needham
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While there are 1,410 units currently included on the SHI, representing 12.76% of the year-round housing
stock of 11,047 units, those units that are actually affordable based on affordable rents or purchase prices
total 742 units or 6.7%. This discrepancy is because all units in Chapter 40B rental developments qualify for
inclusion on the SHI, not just the actual 25% as is the case for 40B homeownership projects.

The Needham Housing Authority (NHA) owns 316 housing units in the following developments:
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Street.1!

Needham also has 15 other projects that are a part of its SHI that include an additional 312 actual affordable
units (total of 968 units that can be counted in the SHI) that have been produced by private, for profit or non-
profit developers including:

11 The Town allocated $280,000 in HOME Program funding and $220,000 in CPA funds to support development financing.
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public transportation. The two (2) affordable units sold for $160,000 with the market rate units priced
between $525,000 and $759,000.
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total units
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the developer, A Street Residential LLC, on April 15, 2015. The ZBA subsequently approved the
comprehensive permit on October 20, 2015.
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Appendix 2
Zoning Analysis Spreadsheet

Description of the File

This file lists all non-single-family zones in Needham as of Jan 2021, and the restrictions and
conditions associated with building multi-family housing and mixed-use developments (i.e.,
developments that include multi-family housing with other uses such as retail stores or commercial
offices).

This file lists where Affordable Housing is required as a percentage of multi-family housing units in a
building or development and highlights districts where multi-family or mixed use housing is allowed
or allowable by special permit with no Affordable Housing requirement.

This file also serves as an overview of existing (non-Needham Housing Authority) multi-family
housing more generally in Needham.

In this file, Needham is divided into three zoning maps running from North to South.

Glossary of terms

Inclusionary zoning:

Refers to municipal zoning bylaws and ordinances that require a given share of new construction to
be affordable by households below a certain income (usually 80% of median income of the
metropolitan area), referred to as Affordable Housing.

The term Inclusionary Zoning indicates that these bylaws and ordinances seek to provide Affordable
Housing Units that the market would otherwise not produce under current zoning in the absence of
Inclusionary Zoning provisions.

Overlay District

An Overlay District is a type of land use zoning district that "lies" on top of the underlying zoning
district. An Overlay District could cover more than one underlying zoning district; also there could be
more than one Overlay District covering a single underlying zoning district.

Acronyms Used

CCRC: Continuing Care Retirement Community
FAR: Floor area ratio (ratio of floor area to lot area)
AHU: Affordable Housing Unit

DU: Dwelling Unit

MUOD: Mixed Use Overlay District
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IS MIXED-USE
BUILDING ALLOWED LOCATION
IS MULTI-FAMILY (Restrictions LIMITATIONS w/in  DIMENSIONAL AFFORDABILITY EXISTING
MAP#  ZONING DISTRICT ALLOWED specified) BUILDING LIMITATIONS REQUIREMENT DEVELOPMENT(S)

1 Industrial - 1 N
1 Industrial N

N (but see MUOD
1 Highland Commercial - 128 on W-side)
1 Mixed Use - 128 N (but see MUOD)

84" height (54'
SP (4-250 DU'S; 40- SP 4-250 DU'S; 40-70% for M-U, DU's only  w/in 350" of river);
1 Mixed Use Overlay District (MUOD) 70% 1BR) 1BR on upper stories  FAR 3.0 12 1/2% AHU none
only on upper
floor(s) above NR  35'height; 21/2 6+ units/12 1/2% (or $$

1 Neighborhood Business - 128 N SP use stories; FAR 0.5 to AH Trust) none
1 New England Business Center N
must be withina 40" height; 3 10 units/1 AHU; 11+
1 Elder Services Y CCRC & 55+ age stories; FAR 1.0 units/10% AHU Wingate
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40" height; 3 stories; FAR

2 Apartments A-1 Y 0.5; 18 DU/acre
40" height; 3 stories; FAR
off map Apartments A-2 Y 0.3; 8 DU/acre
35" height; 2 1/2 stories;
2 Avery Square Business SP FAR 0.7; 18 DU/acre
in building w Assisted
Living/Memory Units; 44" height; 4 stories w 4th
2 Avery Square Overlay N SP 55+ story set back
35' height; 2 1/2 stories;
2 Hillside Avenue Business SP FAR 0.7
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Webster Green, Rosemary Ridge,
Rosemary Lake Apts (Charlesgate East off

none map)
none Nehoiden Glen (off map)
2 examples on Highland Avenue in
none Heights
10+ units/12 1/2% AHU Carters (to be renovated & enlarged)

Townhouses @ corner of Hillside &
Hunnewell, apartment building on
none Hillside/Hunnewell
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ZONING
DISTRICT
3 Business

MAP #

3 Center Business

Needham Center

3 Overlay A

Needham Center

3 Overlay B

Garden Street

3 Overlay
Chestnut St.
3 Business

Lower Chestnut

3 St. Overlay

3 Apartments A-1

3 Industrial
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IS MULTI-
FAMILY
ALLOWE
D

N

SP

IS MIXED-USE
BUILDING
ALLOWED

(Restrictions

SP

Y 1-5DU's; SP 6+
DU's

Y 1-5 DU's; SP 6+
DU's

Y 1-5DU's; SP 6+
DU's

SP

Y 1-5DU's; SP 6+
DU's

LOCATION LIMITATIONS

w/in BUILDING

only on 2nd story and
3rd 1/2 story

for 1-5 upper floor(s);
6+ upper or side/rear

for 1-5 upper floor(s);
6+ upper or side/rear

for M-U, 1-5 upper
floor(s); 6+ upper or
side/rear

only on 2nd story and
3rd 1/2 story

for 1-5 upper floor(s);
6+ upper or side/rear

DIMENSIONAL LIMITATIONS
35" height; 2 1/2 stories; FAR 0.7;
18 DU/acre

by SP, 48" height & 4 stories & 2.0
or3.0FAR

by SP, 37" height & 3 stories & 2.0
or 3.0 FAR

by SP, 37" height & 3 stories &
FAR1.0-MF&1.2-M-U

35' height; 2 1/2 stories; FAR 0.7

by SP, 48" height & 4 stories & 1/5
or 2.0 FAR

40" height; 3 stories; FAR 0.5; 18
DU's/acre

AFFORDABILITY REQUIREMENT

none

6-10 units/1 AHU; 11+ units/10%
AHU

6-10 units/1 AHU; 11+ units/10%
AHU

6-10 units/1 AHU; 11+ units/10%
AHU

none

6-10 units/1 AHU; 11+ units/10%

AHU

none

EXISTING DEVELOPMENT(S)

Corner of GPA & Maple St.

across from Mobil

Dedham Ave across from

UU Church

none

none

Oak Street @ RR X

none

The Highlands
Denmark Lane
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MAP#  ZONING DISTRICT
4

General Residence
Industrial
1 Industrial - 1

Highland
1 Commercial - 128

1 Mixed Use - 128

Mixed Use Overlay
1 District (MUOD)

Neighborhood
1 Business - 128
New England
1 Business Center

1 Elder Services

2 Apartments A-1

off map Apartments A-2
Avery Square
2 Business
Avery Square
2 Overlay

Hillside Avenue
2 Business

3 Business

3 Center Business
Needham Center
3 Overlay A
Needham Center
3 Overlay B

Garden Street
3 Overlay

Chestnut St.
3 Business

Lower Chestnut St.
3 Overlay
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MIXED-USE

MULTI-FAMILY BUILDING

N (Y for 2-family

only)
N
N
N (but see MUOD
on W-side)
N (but see MUOD)
SP (4-250 DU'S; 40- SP 4-250 DU'S;
70% 1BR) 40-70% 1BR
N SP
N
Y
Y
Y
SP
N SP
SP
N
N SP
Y 1-5DU's; SP 6+
N DU's
Y 1-5DU's; SP 6+
N DU's
Y 1-5DU's; SP 6+
N DU's
N SP
Y 1-5DU's; SP 6+
SP DU's

LOCATION LIMITATIONS
w/in BUILDING

DIMENSIONAL LIMITATIONS

for M-U, DU's only on upper 84" height (54' w/in 350’ of

stories

only on upper floor(s)
above NR use

must be within a CCRC &
55+ age

in building w Assisted
Living/Memory Units; 55+

only on 2nd story and 3rd
1/2 story

for 1-5 upper floor(s); 6+
upper or side/rear

for 1-5 upper floor(s); 6+
upper or side/rear

for M-U, 1-5 upper floor(s);
6+ upper or side/rear

only on 2nd story and 3rd
1/2 story

for 1-5 upper floor(s); 6+
upper or side/rear

river); FAR 3.0

35" height; 2 1/2 stories;
FAR 0.5

40' height; 3 stories; FAR 1.0

40' height; 3 stories; FAR
0.5; 18 DU/acre

40" height; 3 stories; FAR
0.3; 8 DU/acre

35" height; 2 1/2 stories;
FAR 0.7, 18 DU/acre

44" height; 4 stories w 4th
story set back

35" height; 2 1/2 stories;
FAR 0.7

35" height; 2 1/2 stories;
FAR 0.7, 18 DU/acre

by SP, 48" height & 4 stories
&2.00r3.0FAR

by SP, 37" height & 3 stories
&2.00r3.0FAR

by SP, 37" height & 3 stories
&FAR1.0-MF&1.2-M-U
35" height; 2 1/2 stories;
FAR 0.7

by SP, 48" height & 4 stories
&1/50r 2.0 FAR

AFFORDABILITY
REQUIREMENT

none

12 1/2% AHU
6+ units/12 1/2% (or $$ to
AH Trust)

10 units/1 AHU; 11+
units/10% AHU

none
none
none

10+ units/12 1/2% AHU

none

none
6-10 units/1 AHU; 11+
units/10% AHU
6-10 units/1 AHU; 11+
units/10% AHU

6-10 units/1 AHU; 11+
units/10% AHU

none
6-10 units/1 AHU; 11+
units/10% AHU

DEVELOPMENT(S)

many 2-families

none

none

Wingate

Webster Green, Rosemary
Ridge, Rosemary Lake Apts,
The Highlands, Charlesgate
East

Nehoiden Glen
2 examples on Highland
Avenue in Heights

Carters (to be rebuilt)
Townhouses @ corner of
Hillside & Hunnewell,
apartment building on
Hillside/Hunnewell

Corner of GPA & Maple St.
across from Mobil
Dedham Ave across from
UU Church

none

none
Oak Street @ RR X

none
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Appendix 3
Glossary of Housing Terms

Affordable Housing

A subjective term, but as used in this Plan, refers to housing available to a household earning no more than
80% of area median income at a cost that is no more than 30% of total household income. Also referred to as
Community Housing.

Area Median Income (AMI)

The estimated median income, adjusted for family size, by metropolitan area (or county in nonmetropolitan
areas) that is adjusted by HUD annually and used as the basis of eligibility for most housing assistance
programs. Sometimes referred to as
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Conservation Development
A project that conserves open space, protects site features and provides flexibility in the siting of structures,
services and infrastructure.

Department of Housing and Community Development (DHCD)
DHCD is the state
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Infill Development

Infill development is the practice of building on vacant or undeveloped parcels in dense areas, especially urban
and inner suburban neighborhoods. Such development promotes compact development, which in turn allows
undeveloped land to remain open and green.

Jobs/Housing Balance
A measure of the harmony between available jobs and housing in a specific area.

LEED

Leadership in Energy and Environmental Design (LEED) is a voluntary standard for developing high
performance, sustainable buildings that significantly reduce energy consumption. There are various
standards, including silver, gold and platinum, which are awarded to particular properties through a
certification process.

Local Initiative Program (LIP)

LIP is a state program under which communities may use local resources and DHCD technical assistance to
develop affordable housing that is eligible for inclusion on the state Subsidized Housing Inventory (SHI). LIP is
not a financing program, but the DHCD technical assistance qualifies as a subsidy and enables locally
supported developments that do not require other financial subsidies to use the comprehensive permit
process. At least 25% of the units must be set-aside as affordable to households earning less than 80% of area
median income (see Appendix 4 for more details).

MassHousing (formerly the Massachusetts Housing Finance Agency, MHFA)

MassHousing is a quasi-public agency created in 1966 to help finance affordable housing programs.
MassHousing sells both tax-exempt and taxable bonds to finance its many single-family and multi-family
programs.

Metropolitan Statistical Area (MSA)

The term, MSA, is also used for CMSAs (consolidated metropolitan statistical areas) and PMSAs (primary
metropolitan statistical areas) that are geographic units used for defining urban areas that are based largely
on commuting patterns. The federal Office of Management and Budget defines these areas for statistical
purposes only, but many federal agencies use them for programmatic purposes, including allocating federal
funds and determining program eligibility. HUD uses MSAs as its basis for setting income guidelines and fair
market rents.

Mixed-Income Housing Development
Mixed-income development includes housing for various income levels.

Mixed-Use Development
Mixed-use projects combine different types of development such as residential, commercial, office, industrial
and institutional into one project.

Overlay Zoning

A zoning district, applied over one or more other districts that contains additional provisions for special
features or conditions, such as historic buildings, affordable housing, or wetlands.
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Planned Development

A district or project designed to provide an alternative to the conventional suburban development standards
that promote a number of important public policy benefits, often including a variety of housing, including
affordable housing, and creative site design alternatives.

Public Housing Agency (PHA)

A public entity that operates housing programs: includes state housing agencies (including DHCD), housing
finance agencies and local housing authorities. This is a HUD definition that is used to describe the entities
that are permitted to receive funds or administer a wide range of HUD programs including public housing and
Section 8 rental assistance.

Regional Non-profit Housing Organizations

Regional non-profit housing organizations include nine private, non-profit housing agencies, which administer
the Section 8 Program on a statewide basis, under contract with DHCD. Each agency serves a wide geographic
region. Collectively, they cover the entire state and administer over 15,000 Section 8 vouchers. In addition to
administering Section 8 subsidies, they administer state-funded rental assistance (MRVP) in communities
without participating local housing authorities. They also develop affordable housing and run housing
rehabilitation and weatherization programs, operate homeless shelters, run homeless prevention and first-
time homebuyer programs, and offer technical assistance and training programs for communities.

Regional Planning Agencies (RPAS)

These are public agencies that coordinate planning in each of thirteen regions of the state. They are
empowered to undertake studies of resources, problems, and needs of their districts. They provide
professional expertise to communities in areas such as master planning, affordable housing and open space
planning, and traffic impact studies. With the exception of the Cape Cod and Nantucket Commissions,
however, which are land use regulatory agencies as well as planning agencies, the RPAs serve in an advisory
capacity only. The Metropolitan Area Planning Council (MAPC) serves as Needham
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Smart Growth
The term used to refer to a rapidly growing and widespread movement that calls for a more coordinated,

environmentally sensitive approach to planning and development. A response to the problems associated
with unplanned, unlimited suburban development
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Appendix 4
Zoning Maps
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